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CENYENA, INC,
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Scptcmber 3, 1999

VIA OVERNIGHT COQURIER
TRINITY MILLS-MIDWAY PARTNERS, LTD.
¢/o Fritz Duda Company

13355 Nocl Road, LB3, #1315

Dallas, TX 75240

Attn: Mr. Patrick H. Edgerton

Re: Ground Lease dated March 1, 1995, Golf Center, 538 Golden Bear Drive,
Family Golf Centers, Inc., Carroliton, TX 75006

Ladies and Gentlemen:

In response to your letter dated August 27, 1999 to Golden Bear Golf Center, Inc, we
disagree with your claim that Tenant is in default under the Ground Lease. Specifically,

1) The completion of the irrigation project, which has been contracted out to Carson
Jones, will be completed by September 30, 1999. Until this time, we arc manually
lurning on the irmigation in compliance with the restrictions imposed by the City of
Carrollton water plan. This plan only zllows us to water Tuesday, Thursday, and
Saturdays. In addition, a portion of our property on the South-East corner was dug up
by a utility company and has not been satisfactorily replaced by the utility company.
As a result, we are unable to mow this section at this time due to the numerous rocks
and debris left by the utility company.

2) Wc have moved all of the equipment (o behind the maintenance shed that was built
by the original owners, so that they arc out of sight from the other tenants, We have
reached agreement with a corporation, Crown Fence, who will be building 230 x 30
fenced in area to store sand. This fenced in area will be completed by September 15,
1999.

3) The dry condition of the driving range improvements, Janding area and landscaping is
due to the lack of rainfall in the Dallas arca during the last 90 days. We have been
watcring daily and will begin to fertilize once the weathermen forccast some
precipitation in September. In addition, we plan to incrcasc our ryc seed program to
include the entirc landing arca in late October,
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As you can sec, we are currently addressing the matters raised in your August 27,
7 letter. Wo continue to be very proud of this facility which recently received an
award as one of the *100 Best” in the country. ‘

If you have any questions, please contact Tom Morehart (512) 635-3694 or Brad

Underwood (972) 733-4111. _
Very truly yours,
Keith k. Maxfie

Senior Real Estate Counscl
cc: Bill Shickler

Don Holmstrom
Brad Underwood
Tom Morchart
Pamela S. Charles



November 10, 1999

Mr. Fritz Duda

Trinity Mills-Midway Partncrs, Ltd.
c/o Fritz Duda Co.

One Galleria Tower

13355 Noel Road, LB3

Suite 1315

Dallas, Texas, 75240-6603

VIAFACSIMILE: 972-991.5184

Re:  Ground lease dated March 1, 1995 (the “Ground Leas
Mills-Midway Partners,

¢"), by and belween Trinity
Ltd., a Texas limited parinership, as Landlord, and Dallas

Highlander, Ltd., a Texas limited pertnership now known as Highlander-Bear, Ltd., as

Tcnant, as amended by that certain First Amendment to G

round Lcased and

Assignment of Tenant's Interest in Ground Lcase and landlord Estoppel dated

Seplember 13, 1996 (the “First Amendment”),
Assignor, and Golden Bear Golf Centers, Inc.

= Dcar Mr. Duda,

Thank-you for taking time from

by and among Landlord, Tenant as
» @ Florida corporation, as Assignee

your schedule to meet with me and Bill Leatherberry 1o

allow us to understand your concerns regarding the leasc assignment. Further to our meeting,

I belicve we can bring forward information th
the comfort that you scek.

The four issues as we discussed are!

Pl ol s Bl

Deferred maintenance

Ongoing maintenance
Irrigation system concems
Retail sales, revenuc generation

[ will address cach of these issues in more detail below,

Eaqrequoest Tarn ly Gud Contury, tc.

¢+ 8200 - 634 Coiumbia Sirael Wast » New Westmirater, Brush Colunbio VaM 1AG »

at will alleviate your concerns and provide you

{6C4) 5°3-3450 o Tax. (504) 521-5322



1. Deferred maintenance; As we discussed yesterday, we have been addressing each jten,
on the deficiency list you provided us in early October, Some of the items have been
complcted and the major items have been bid out. We received today a firm proposal to
complcte the balance of the issucs, Regarding the plants, etc. we have a firm bid in hand
to rectify all issucs outlined by your landscape company. Family Golf has committed to
fix all of the items outlined on Your detailed lists, The contractors bid is for

2. Ongoing maintenance: In the information provided to you by Golferaft it is noted that
their operator will be Prime Golf Group. Prime cwrrently operates five golf courses that

contact and have on site before the weekend.
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4. Retall sales, revenue generation: This is an issue that I believe is best addressed
hetween Golfcralt and yourself. It is unfortunate that you were misinformed as to
Golfcraft’s intentions regarding retail. Golferaft clearly intends to offer retail at all of the
facilities in a cost effective, profitable manner. We have discussed the inventory levels,
ctc. that would be requisite to achieve results consistent with past performance and they
arc reviewing that. They also indicated they are looking to create a food and beverago
arca to help grow and support the minigo!f and provide an additional amenity to
customers which will also generate incremental revenue growth that you will benefit from.
In terms of retail sales the past three years, the facility achieved $537,000 in 1997,
$521,000 in 1998 and is over $400,000 year to datc in 1999. With a decent Christmas
season should approach the upper $400’s, This is not terrible performance given the
cvents of the past 12-18 months. A key issue in my mind however, is the intent of the
original lease, which gave you no rights as landlord to invoke requirements for retail or
other operaling issues. If fact, the lease clearly indicates that if they so decided, Golfcraft
or Family Golf or whomever, could subcontract the retail without seeking your consent.
How we get you com/fortable on this issue is unclear to me. It was unfortunate you were
misinformed to begin with. For what it is worth, I belicve pursuing this issue further
would diminish the ability {or the site to reach its true potential, It would also jeopardize
the transaction at hand such that you may cnd up in a situation where Golfcrafl elects to
peel this sitc out of the deal and Family Golf is lclt as your operator with a single stand
alone site in Tcxas, to which you have not been happy with the past year. Golfcraf has
cvidenced it is committed to retail as well as enhancing other revenue strecams. Golferaft

will be a local operator that is well capitalized and focused on being successful in their
own backyard.

As far as other items we discussed yesterday, I think it is important to point out a couple of
other matters. Gross site revenues for the current year are in excess of $1 million as of
November 7. The sitc will likely end up around $1,150 to 1.2 million. At the §1,150,000
level, it will be only off from 1998 revenues by around $100,000 or less than 10% and off
$150,000 from 1997. While it is not a great trend, given the challenges the past ycar, weather,
iirigation systems, new competition, and other working capital coustraints, the site performed
okay. A local, experienced, focused management team should be able to achieve a better
rcturn which results in a properly maintained facility that can provide the amenities you arc
sccking to provide for your larger development as well as provide you upside on your lcase.

Given the time constraints we discussed yeslerday, I would appreciatc any comments or
qucstions you have by Friday. If you have any questions, plcase call me at 604-523-2987.

enters, Inc.

'on Holmstrom CA
Vice-president Corporate Development
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Novernber 18, 1999

M. Fritz Duda

Trinity Mills-Midway Partners, Ltd.
¢/o Fritz Duda Co.

One Galleria Tower

13355 Noel Road, LB3

Suite 1315

Dallas, Texas, 75240-6603

VIA FACSIMILE: 972.991-5184

Re:  Ground lease dated March 1, 1995 (the “Ground Lease™), by and between Trinity
Mills-Midway Partners, Ltd., 2 Tcxas limited partnership, as Landlord, and Dallas
Highlander, Ltd., a Texas limited partnership now known as Highlander-Bear, Ltd., as
Tenant, as amended by that certain First Amendment to Ground Leased and
Assignment of Tenant’s Interest in Ground Lease and landlord Estoppel dated
September 13, 1996 (the “First Amendment™), by and among Landlord, Tenant as
Assignor, and Golden Bear Golf Centers, Inc., a Florida corporation, as Assignee

Dear Mr. Duda,
Thank-you for your response of November 17. In response to your letter, in similar order:

1. Deferred Maintenance: Attached are copies of your original list indicating those items
that have been completed by on sitc personnel. In addition, also attached are contractors
bids to complete the balance of your original list and a bid from a landscape company to
address all of the landscape items. Regarding timeframe, we anticipate the work would
begin immediately and take whatever time necessary to complete the work in a first class
manner. This imeframe extends past the expected closing date, however, as you have
seen in the purchase documents, Golfcraft is obligated to complete the work and funds
will be escrowed at closing to =nsure it ‘s completed.

2. Ongoing Maintenance: I will have Golfcraft provide you with your requested

information. However, in interest of time, I would propose you meet with both Golfcraft
and Prime Golf to have any further inquiries you have handled accordingly.

Eagleques: Famlly Golf Cemers, Inc. » #200 - 604 Calumbia Steet West » New Westminater, British Columbia V3M 146 » (604) 519-3460 » Fax: (604) 521.5332
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3. Trrigatiop System: We will wait until the consultant has the ability to advise both of us
accordingly. WhatI do not understand is why new areas of concern are now being raised.
When we met in Dallas, I recall you indicating the practice arcas and mini golf areas were
adequately serviced by the irrigation system. Hopefully the consultant will clarify this
issue for both partics so we can move on.

4. Retail Sales Revenue Generation: In interests of time, I would strongly recommend you
meet with Golfcraft and Prime Golf to obtain an understanding of their collective
approach to retail. In order to help move this along, assurance that the retail will be run in
a quality fashion is by default defined in the strict requirements of the lease that state the
entire operation needs to be run in a first class manner. I am still unsure what else you are
looking for in terms of a “mechanism™ to provide you additional comfort.

Regarding the options for renewal, it is my understanding that the first lease amendment
clearly states on Page 10, Section D, 3 (ii) the lease options were assigned at that time. |
quote; “accept the assignment of the Lease pursuant to Section B hereof, including, without
limitation and notwithstanding the provisions of Section 4.3(c) of the Lease to the contrary,
the assignment of Assignor’s right to extend the Term of the Lease, as amended by the
Amendment, pursuant to the terms of Section 4.3 of the Lease...”. We believe this should not
be an issue.

As you know, we are scheduled to close this transaction next week. We would like to be able
to close all aspects at that time. Your consent is the last significant remaining issue and both
parties would like to resolve it accordingly. I believe we have answered all of your queries
short of your meeting once again with Golfcraft and meeting also with Prime Golf.

Let me know how you would like to proceed from here. I ¢an be reached at 604-523-2987.
Thank-you for your prompt attention to this marter.

Sincerely,

Centers, Inc.

n Molmstrom CA
Vice-president Corporate Development
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